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Phase 2, Scenarios
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Agenda

1. Recap analysis of existing zoning in Large Village Centers (2/28 ZAP Meeting)

2. Zoning Scenarios
a. Example Revised Mixed Use District 4 (MU4)
b. Example Revised Business District 3 (BU3)
c. Example Revised Business District 2 (BU2)

3. Discussion
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Conclusions from analysis of existing zoning

Zoning Constraints
➔ Parking requirements are the biggest limitation 

on building size.

➔ Maximum allowable building heights often do 
not allow for market-typical floor-to-floor 
heights within the allowable number of stories.

➔ Setback requirements have a greater impact on 
smaller parcels.

➔ Setback requirements are also constraining 
because parking cannot be located within 
required side lot setback. 

Financial constraints
➔ Generally, projects with an FAR of less than 1.00 are 

not financially feasible.

➔ Projects with an FAR between 1.00 and 1.30 are 
borderline feasible.

➔ Residential: Typically parking needs to be located 
below-grade for projects to work on parcels in 
village centers. For-sale is slightly more attractive 
than rental due to larger units/high price points.

➔ Office/retail: economics are largely driven by 
parking requirements and costs. In general, feasible 
projects will minimize parking ratios and provide a 
hybrid of surface and subsurface spaces

Recap

https://www.newtonma.gov/government/planning/village-centers
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Zoning Scenarios

Tiered Framework*

*This would require remapping the districts accordingly 

https://www.newtonma.gov/government/planning/village-centers
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Zoning Scenarios

Tiered Framework*

*This would require remapping the districts accordingly 
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Ensuring viability and desirability in Village Centers
Zoning Scenarios

Viable Development

1. Lower parking requirements

2. Heights increase to allow for minimum 
standard floor-to-floor heights.

3. Remove maximum building area 
by-right. Instead, lot size is the 
threshold, with lots over 1 acre 
requiring a special permit.

4. Remove minimum lot size

Desirable Urban Form

1. Introduce maximum building footprint 
size

2. Establish a minimum threshold for site 
plan review.

3. Introduce design standards.

https://www.newtonma.gov/government/planning/village-centers
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Mixed Use 4 District (MU4)*

28 Austin St, Newtonville

Trio, Newtonville

Zoning Regulations MU4 
By-Right

MU4 
Special Permit

Building 
Size

FAR (max) 1.5 2.5

Height (max) 3 stories, 36 ft 5 stories, 60 ft

Lot area per unit 
(min)

1,000 sf --

Building area 
(max)

19,999 sf --

Lot 
Dimensions

Lot area (min) 10,000 sf 10,000 sf

Open space (min) 5% of lot area for 
parcels over 1 acre

5% of lot area for 
parcels over 1 acre

Setbacks

Frontage (min) 75% of lot facing a 
public way shall 
contain building(s)

75% of lot facing a 
public way shall 
contain building(s)

Setback: Front 0’ -10’ 
40’+ ht stepback 1:1

0’ -10’ 
40’+ ht stepback 1:1

Setback: Side and 
Rear (min)

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

Parking 
Ratio

Retail 1 per 300 sf 1 per 300 sf

Office 1 per 250 sf 1 per 250 sf

Multi-family 2 per unit 1.25 per unit

Allowed Uses
Retail
Office
Multi-family

Retail
Office
Multi-family

Zoning Scenarios: Center

*Projects above approved by Special Permit

https://www.newtonma.gov/government/planning/village-centers
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Mixed Use 4 District (MU4)
Zoning Scenarios: Center

Zoning Regulations MU4 
By-Right

MU4 
Special Permit

Building 
Size

FAR (max) 1.5 2.5

Height (max) 3 stories, 36 ft 5 stories, 60 ft

Lot area per unit 
(min)

1,000 sf --

Building area 
(max)

19,999 sf --

Lot 
Dimensions

Lot area (min) 10,000 sf 10,000 sf

Open space (min) 5% of lot area for 
parcels over 1 acre

5% of lot area for 
parcels over 1 acre

Setbacks

Frontage (min) 75% of lot facing a 
public way shall 
contain building(s)

75% of lot facing a 
public way shall 
contain building(s)

Setback: Front 0’ -10’ 
40’+ ht stepback 1:1

0’ -10’ 
40’+ ht stepback 1:1

Setback: Side and 
Rear (min)

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

Parking 
Ratio

Retail 1 per 300 sf 1 per 300 sf

Office 1 per 250 sf 1 per 250 sf

Multi-family 2 per unit 1.25 per unit

Allowed Uses
Retail
Office
Multi-family

Retail
Office
Multi-family

https://www.newtonma.gov/government/planning/village-centers
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Johnny’s 
LuncheonetteJumbo 

Seafood

Walgreens

Existing: Site 35,900 sf Regulations MU4 
By-Right

MU4 
Special Permit

FAR (max) 1.5 2.5

Height (max) 3 stories, 36 ft 5 stories, 60 ft

Lot area per unit 
(min)

1,000 sf --

Building area 
(max)

19,999 sf --

Lot area (min) 10,000 sf 10,000 sf

Open space (min) 5% of lot area for 
parcels over 1 acre

5% of lot area for 
parcels over 1 acre

Frontage (min) 75% of lot facing a 
public way shall 
contain building(s)

75% of lot facing a 
public way shall 
contain building(s)

Setback: Front 0’ -10’ 
40’+ ht stepback 1:1

0’ -10’ 
40’+ ht stepback 1:1

Setback: Side and 
Rear (min)

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

Parking: Retail 1 per 300 sf 1 per 300 sf

Parking: Office 1 per 250 sf 1 per 250 sf

Parking: MF 2 per unit 1.25 per unit

Allowed Uses Retail
Office
Multi-family

Retail
Office
Multi-family

Zoning Scenarios: Center

Current zoning: BU1
Zoning to test: MU4

https://www.newtonma.gov/government/planning/village-centers
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By-right

MU4 Test-fit

Office (6,100 & 4,500 gsf floor plate)Retail

Regulations MU4 
By-Right Test-Fit Count

FAR (max) 1.5 0.50

Height (max) 3 stories, 36 ft 3 stories, 36 ft*

Area Office 10,600 sf

Area Retail 7,400 sf

Building area 
(max)

19,999 sf 18,000 sf

Frontage (min) 75% of lot facing a 
public way shall 
contain building(s)

not met along Lyman 
St

Setback: Front 0’ -10’ 
40’+ ht stepback 1:1

5’ 

Setback: Side and 
Rear (min)

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

0-15’

Parking: Retail 1 per 300 sf 25 spots (surface)

Parking: Office 1 per 250 sf 42 spots (surface)

Parking: MF 2 per unit --

*For the scenario to work within the maximum height, the office floor-to-floor 
height needs to be 12 feet which is shorter than the standard minimum 
floor-to-floor height. See the market minimum heights below.

10’-6” for residential
15’ for retail
12’-6” for commercial / office

Zoning Scenarios: Center

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Office (7,000 & 5,400 gsf floor plate)Retail

Special Permit 
1 level of below-grade parking

Regulations MU4 
Special Permit Test-Fit Count

FAR (max) 2.5 0.98

Height (max) 5 stories, 60 ft 5 stories, 60 ft*

Area Office 26,400 sf

Area Retail 8,700 sf

Building area 
(max)

-- 35,100 sf

Frontage (min) 75% of lot facing a 
public way shall 
contain building(s)

✔

Setback: Front 0’ -10’ 
40’+ ht stepback 1:1

10’ 

Setback: Side and 
Rear (min)

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

0-15’
and 1:1 stepback

Parking: Retail 1 per 300 sf 29 spots (surface)

Parking: Office 1 per 250 sf 106 spots

Parking: MF 1.25 per unit --

*For the scenario to work within the maximum height, the office floor-to-floor 
height needs to be 12 feet which is shorter than the standard minimum 
floor-to-floor height. See the market minimum heights below.

10’-6” for residential
15’ for retail
12’-6” for commercial / office

MU4 Test-fit
Zoning Scenarios: Center

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Zoning Scenarios: Center

Initial Pro Forma

NOT FEASIBLE: 
TARGET 5.5% NOI/COSTOfficeRetail

MU4, Special Permit 
1 level of below-grade parking

https://www.newtonma.gov/government/planning/village-centers
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By-right

Residential (6,000 gsf floor plate. 1,200 gsf units)Retail

Regulations MU4 
By-Right Test-Fit Count

FAR (max) 1.5 0.54

Height (max) 3 stories, 36 ft 3 stories, 36 ft

Number of units 10

Area Retail 7,800 sf

Building area 
(max)

19,999 sf 19,400 sf

Frontage (min) 75% of lot facing a 
public way shall 
contain building(s)

not met along Lyman 
St

Setback: Front 0’ -10’ 
40’+ ht stepback 1:1

10’ 

Setback: Side and 
Rear (min)

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

10 - 20’

Parking: Retail 1 per 300 sf 26 spots (surface)

Parking: Office 1 per 250 sf --

Parking: MF 2 per unit 19 spots (surface)

MU4 Test-fit
Zoning Scenarios: Center

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Zoning Scenarios: Center

Initial Pro Forma

NOT FEASIBLE: 
TARGET 5.5% NOI/COST

MU4, By-right

ResidentialRetail

https://www.newtonma.gov/government/planning/village-centers
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Special Permit 
1 level of below-grade parking

Residential (15,200 - 19,300 gsf floor plate. 1,200 gsf units)Retail

Regulations MU4 
Special Permit Test-Fit Count

FAR (max) 2.5 2.44

Height (max) 5 stories, 60 ft 5 stories, 60 ft

Number of units 65

Area Retail 8,300 sf

Building area 
(max)

-- 87,600 sf

Frontage (min) 75% of lot facing a 
public way shall 
contain building(s)

✔

Setback: Front 0’ -10’ 
40’+ ht stepback 1:1

0 - 5’

Setback: Side and 
Rear (min)

None unless: 
• Abutting a residential 
district, then 20’
• 40’+ ht stepback 1:1

0’, 10’
and 1:1 stepback

Parking: Retail 1 per 300 sf 28 spots (surface)

Parking: Office 1 per 250 sf --

Parking: MF 1.25 per unit 81 spots

MU4 Test-fit
Zoning Scenarios: Center

Primary limiting factor(s)

Stepback 
limits floor 
plate width

https://www.newtonma.gov/government/planning/village-centers
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Zoning Scenarios: Center

Initial Pro Forma

FEASIBLE: 
TARGET 5.5% NOI/COSTResidential Retail

MU4, Special Permit 
1 level of below-grade parking

https://www.newtonma.gov/government/planning/village-centers
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MU4 Analysis

1. By-right doesn’t pencil out.

2. Special permit pencils out for mixed-use residential 
development with underground parking.

3. Stepbacks can result in unpredictable and 
undesirable urban form.

4. Floor-to-floor heights (rather than number of stories) 
should be increased to allow for market-standard 
heights.

5. Lower parking requirements will result in better 
design outcomes.

Zoning Scenarios: Center

https://www.newtonma.gov/government/planning/village-centers


18https://www.newtonma.gov/government/planning/village-centersZoning Redesign - Village CentersCity of Newton

Example Revised MU4
Zoning Scenarios: Center

https://www.newtonma.gov/government/planning/village-centers
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Current zoning: BU1
Zoning to test: BU3

M
BT

A 
G

re
en

 L
in

e

Learning Express 
and Pure Barre

First Baptist 
Church

Regulations BU3 
By-Right

BU3 
Special Permit

FAR (max) 1.5 2.0

Height (max) 3 stories, 36 ft 4 stories, 48 ft

Lot area per unit 
(min)

1,200 sf 1,200 sf

Building area 
(max)

19,999 sf --

Lot area (min) 10,000 sf 10,000 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

Lesser of ½ bldg ht or 
Average

Setback: Side 
(min)

½ bldg ht or equal to 
abutting side yard.

½ bldg ht or equal to 
abutting side yard.

Setback: Rear 
(min)

0’ 0’ 

Parking: Office 1 per 250 sf 1.25 per unit

Parking: MF 2 per unit 1.25 per unit

Allowed uses Retail
Office

Retail
Office
Multi-family

Existing: Site 18,000 sf
Zoning Scenarios: Periphery

https://www.newtonma.gov/government/planning/village-centers
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By-right

Office (2,200 gsf floor plate)

M
BT
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*For the scenario to work within the maximum height, the office floor-to-floor 
height needs to be 12 feet which is shorter than the standard minimum 
floor-to-floor height. See the market minimum heights below.

10’-6” for residential
15’ for retail
12’-6” for commercial / office

Regulations BU3 
By-Right Test-Fit Count

FAR (max) 1.5 0.37

Height (max) 3 stories, 36 ft 3 stories, 36 ft*

Area Office 6,600 sf

Building area 
(max)

19,999 sf 6,600 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

15’

Setback: Side 
(min)

½ bldg ht or equal to 
abutting side yard.

10’ and 5’

Setback: Rear 
(min)

0’ 5’

Parking: Office 1 per 250 sf 26 spots

BU3 Test-fit
Zoning Scenarios: Periphery

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Special Permit

Office (1,600 gsf floor plate)

M
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Regulations BU3 
Special Permit Test-Fit Count

FAR (max) 2.0 0.37

Height (max) 4 stories, 48 ft 4 stories, 48 ft*

Area Office 6,600 sf

Building Area 
(max)

-- 6,600 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

15’

Setback: Side 
(min)

½ bldg ht or equal to 
abutting side yard.

10’ and 5’

Setback: Rear 
(min)

0’ 5’

Parking: Office 1 per 250 sf 26 spots

*For the scenario to work within the maximum height, the office floor-to-floor 
height needs to be 12 feet which is shorter than the standard minimum 
floor-to-floor height. See the market minimum heights below.

10’-6” for residential
15’ for retail
12’-6” for commercial / office

BU3 Test-fit
Zoning Scenarios: Periphery

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Special Permit

M
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Regulations BU3 
Special Permit Test-Fit Count

FAR (max) 2.0 0.93

Height (max) 4 stories, 48 ft 4 stories, 42’

Number of units 14

Building area 
(max)

-- 16,800 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

15’

Setback: Side 
(min)

½ bldg ht or equal to 
abutting side yard.

10’ and 5’

Setback: Rear 
(min)

0’ 5’

Parking: MF 1.25 per unit 18 spots

Residential (4,200 gsf floor plate. 1,200 gsf units)

BU3 Test-fit
Zoning Scenarios: Periphery

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Zoning Scenarios: Center

Initial Pro Forma

FEASIBLE: 
TARGET 5.5% NOI/COST

BU3, Special Permit

Residential 

M
BT

A 
G
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en
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e

https://www.newtonma.gov/government/planning/village-centers
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Special Permit
1 level of below-grade parking

Residential (6,600 gsf floor plate. 1,700 gsf units)

Regulations BU3 
Special Permit Test-Fit Count

FAR (max) 2.0 1.44

Height (max) 4 stories, 48 ft 4 stories, 42’

Number of units 15*

Building area 
(max)

-- 26,000 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

15’

Setback: Side 
(min)

½ bldg ht or equal to 
abutting side yard.

10’ and 5’

Setback: Rear 
(min)

0’ 5’

Parking: MF 1.25 per unit 27 spots

BU3 Test-fit
Zoning Scenarios: Periphery

* Total number of units are capped by the minimum lot area per unit 
requirement, resulting in larger units. 

Lot area per unit 
caps units on this 

parcel at 15

M
BT

A 
G

re
en

 L
in

e

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers


25https://www.newtonma.gov/government/planning/village-centersZoning Redesign - Village CentersCity of Newton

Zoning Scenarios: Center

Initial Pro Forma

Residential

NOT FEASIBLE: 
TARGET 5.5% NOI/COST

BU3, Special Permit
1 level of below-grade parking
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https://www.newtonma.gov/government/planning/village-centers
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BU3 Analysis

1. By-right doesn’t pencil out.

2. Special permit can pencil out for residential with 
surface parking but leads to less desirable urbanism. 
Factors like minimum lot area per unit make other 
special permit options infeasible.

3. Floor-to-floor heights (rather than number of stories) 
should be increased to allow for market-standard 
heights.

4. Lower parking requirements will result in better 
design outcomes.

Common issues 
across zones

Zoning Scenarios: Periphery

https://www.newtonma.gov/government/planning/village-centers
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Example Revised BU3
Zoning Scenarios: Periphery

https://www.newtonma.gov/government/planning/village-centers
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Current zoning: BU2
Zoning to test: BU2

Regulations BU2 
By-Right

BU2 
Special Permit

FAR (max) 1.0 2.0

Height (max) 2 stories, 24 ft 4 stories, 48 ft

Lot area per unit 
(min)

1,200 sf 1,200 sf

Building area 
(max)

19,999 sf --

Lot area (min) 10,000 sf 10,000 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

Lesser of ½ bldg ht or 
Average

Setback: Side 
(min)

½ bldg ht or equal to 
abutting side yard.

½ bldg ht or equal to 
abutting side yard.

Setback: Rear 
(min)

Greater of ½ bldg ht or 
15’ next to residential 
or public use. 
Otherwise 0’

Greater of ½ bldg ht or 
15’ next to residential 
or public use. 
Otherwise 0’

Parking: Office 1 per 250 sf 1.25 per unit

Parking: MF 2 per unit 1.25 per unit

Allowed uses Retail
Office

Retail
Office
Multi-family

Existing: Site 17,700 sf
Zoning Scenarios: Edge

Crystal 
Lake

MBTA Green Line

Insurance 
Office

Shell Gas 
Station

https://www.newtonma.gov/government/planning/village-centers
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Office (2,800 gsf floor plate)

Regulations BU2 
By-Right

Test-fit 
Count

FAR (max) 1.0 0.32

Height (max) 2 stories, 24 ft 2 stories, 24 ft*

Area Office 5,600 sf

Building area 
(max)

19,999 sf 5,600 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

12’

Setback: Rear 
(min)

Greater of ½ bldg ht or 
15’ next to residential

15’

Parking: Office 1 per 250 sf 22 spots

Zoning Scenarios: Edge

MBTA Green Line

By-right

BU2 Test-fit

*For the scenario to work within the maximum height, the office floor-to-floor 
height needs to be 12 feet which is shorter than the standard minimum 
floor-to-floor height. See the market minimum heights below.

10’-6” for residential
15’ for retail
12’-6” for commercial / office

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Office (1,700 gsf floor plate)

Regulations BU2 
Special Permit

Test-fit 
Count

FAR (max) 2.0 0.38

Height (max) 4 stories, 48 ft 4 stories, 48 ft*

Area Office 6,800 sf

Building area 
(max)

-- 6,800 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

12’

Setback: Rear 
(min)

Greater of ½ bldg ht or 
15’ next to residential

24’

Parking: Office 1 per 250 sf 27 spots

Zoning Scenarios: Edge

MBTA Green Line

Special Permit

BU2 Test-fit

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Regulations BU2 
Special Permit

Test-fit 
Count

FAR (max) 2.0 0.90

Height (max) 4 stories, 48 ft 4 stories, 42’

Number of Units 13

Building area 
(max)

-- 15,900 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

12’

Setback: Rear 
(min)

Greater of ½ bldg ht or 
15’ next to residential

21’

Parking: MF 1.25 per unit 17 spots

Zoning Scenarios: Edge

MBTA Green Line

Special Permit

BU2 Test-fit

Residential (4,700 gsf floor plate. 1,200 gsf units) Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Residential (7,600 gsf floor plate. 2,000 gsf units)

Regulations BU2 
Special Permit

Test-fit 
Count

FAR (max) 2.0 1.71

Height (max) 4 stories, 48 ft 4 stories, 42’

Number of Units 15

Building area 
(max)

-- 30,000 sf

Setback: Front 
(min)

Lesser of ½ bldg ht or 
Average

12’

Setback: Rear 
(min)

Greater of ½ bldg ht or 
15’ next to residential

21’

Parking: MF. 1.25 per unit 19 spots

Zoning Scenarios: Edge

MBTA Green Line

Special Permit
1 level below-grade parking

BU2 Test-fit

Lot area per unit 
caps units on this 

parcel at 15

Primary limiting factor(s)

https://www.newtonma.gov/government/planning/village-centers
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Residential

Zoning Scenarios: Edge

MBTA Green Line

Special Permit
1 level below-grade parking

BU2 Test-fit

BORDERLINE FEASIBLE: 
TARGET 5.5% NOI/COST

https://www.newtonma.gov/government/planning/village-centers
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BU2 Analysis

1. By-right doesn’t pencil out.

2. Special permit doesn’t work in most cases, 
medium-size parcels are potentially viable.

3. Floor-to-floor heights (rather than number of stories) 
should be increased to allow for market-standard 
heights.

4. Lower parking requirements will result in better 
design outcomes.

Common issues 
across zones

Zoning Scenarios: Edge

https://www.newtonma.gov/government/planning/village-centers
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Example Revised BU2
Zoning Scenarios: Edge

https://www.newtonma.gov/government/planning/village-centers
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Tiered Framework*
Zoning Scenarios: Summary

*This would require remapping the districts accordingly 
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Ensuring viability and desirability in Village Centers
Zoning Scenarios

Viable Development

1. Lower parking requirements

2. Heights increase to allow for minimum 
standard floor-to-floor heights.

3. Remove maximum building area 
by-right. Instead, lot size is the 
threshold, with lots over 1 acre 
requiring a special permit.

4. Remove minimum lot size

Desirable Urban Form

1. Introduce maximum building footprint 
size

2. Establish a minimum threshold for site 
plan review.

3. Introduce design standards.

https://www.newtonma.gov/government/planning/village-centers
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Next Steps

Return to ZAP at the April 25 meeting:

1. Recommended zoning scenario for large village centers

2. Analysis of existing zoning in small village centers
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